
n
Cl
Cl

~

o
u

~
z....
~

Cl....
N

r-­
Cl..
N
.-4
N

CJ

..
.-4

.-4

.-4

lC

=........,
N
......
N
Cl

.."

Bank Note Company on Broad Street.
The goal, IayB Welabnld. "is the ability

to create a seamlCII Hee,~ you can
work a ftw-minute walk from your home.
That is what1think the urban center of the
twtinty·tlnt century is going to be about."

1Watty-five Broed, the former home of
Paine Webbel; is the first bullding to begin
conversion Iince the tax incentives were
signed.into law in 0ct0Ia Atum-of-tbe­
century towel; ita entrance framed by mas­
sive columDs, the P.xcbenge (as Crescent

-HeJsbta, tM developer, calli it) will be a
35O-unl.t "luxury" rental building.

Adaptive re-uae of handsome prewar
buDdinp ill by now routine. More intrigu­
ing is the poIIlible convCl'lion of newer
bulldiop, such as 60 Broad or 127 John
(at Water Street, the one with the concep­
tual clock), -because it is jarring to thJnk
that the brend of efDdency aud modernity
these bufldInss represent has so quickly
grown obsolete.

IN nm CrrY MIDDAY DRUG AND amN1CAL
Club, a dining club on the fiftItsth Door of
the MidJana BalIk. buIkUDg, sits JOIIllPb PeIl
~batdi. p1Jng out the big windows.
He'. an arc:bited who bas tpeDt )lIa entire
eateer comertiDg old offk:e aud fndustrlal
buildJnga into residc:oces. Lomban:Il ia a

graciousman who colJects Statue of Uber·
ty model. and oil paintings of ocean liners.
When it comes to converting office towers
into 8pIU1n1entI, he is all bravado. We cOn­
template the U.S. Steel Building (a.b. 1
-Uberty PIaa), a fat black tower erected In
1974 that bas never quite recovered from
the fHaht of Merrill Lynch aCl'QlS West
Street to the World PInanciaJ Center. But
even If it were eotlrely emptJ it'. DOt the
sort of building most people would consid­
er converting, at least not anytime SOCIl. It
is simply too seventies. Lcmbardi says he
once did the drawings for such a scheme
and "it laid out better than you'd think."
True, the deepest portions of the apart·
ments were so feet from any window, but,
Lombardi reasons. that'. no worse than in
many ScHo lofts.

Then there's the World Trade Center.
The Port Authorl~ which is considering
selHng the complex, contacted. number of
reaJ.estate btob:rs in an attempt to IS8CSS
its value. One of the bl'OkmI asked Lom­
bardi to playwith the ides ofconva'8lon. *1
took. preliminary look at the layout. Sure
enough, it could be done,· says Lombardi.

The notion of turning these eighth-won­
der-of-tbe-worid-monoHths into something
.s mundane as apartments is very seduc­
tive. After all, it's becoming evident that

_-A(,(,,'aE ~llVnVB.lU 111l0J. ""'IN q"P

such buildings may soon enough be as
quaint as the former warehouses.and fac­
tories that stylish peoplenow can home.

Donald Thump recently purchased 40
Wall Street. a 1929 pyramid-topped tower
that once housed the Bank of the Manhat­
tan Company. Uke 60 Broad, thIB~
fell victim to history's mean It.I1IC of hUe
mor; it WB8 part ofFerdinand Marcos's ex·
tet1sive real-estate portfOHo. Rumor has it
that 'Ihunp is going to convert 40 Wallin­
to apartments, but he claims he's acing to
restore it to it'll rightful place as "the best
office building in downtoWn Manhattan...

"I think that WaD Street is far~ away
the moit romantic part of New York,·
1hJmp tells me; "The Stock Exchange, the
history, the bella, the whole thing."

inspired by Lombardi, who wrote amas­
ter's thesis about turning the Chrysler
Building into an apartment hOWIe, I toss
out aD idea. "How about i:be Empire State
.Building?" I ask Trump. Why not? Why
not tum the most famous skyscraper In the
wOrld into the world's taIIeIt luxury coad~
miDium (assuming.that the Port Authority
or the Malaysians don't do it first)?

"Isn't that an Interesting one. though,"
Thunp muaes. "The Empire Stale Build­
ing."

And then he changes the subject. _
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Real Estate IMervyn Rothstein

Manhattan has so far leased a third of its space.

A new information technology center in lower

WHEN the Rudin Manage­
ment Company announced
early last summer that it

was spending $15 million to renovate
a vacant office bUilding at 55 Broad
Street and turn it into the New York
Information Technology Center,
some real estate people were skepti­
cal that enough tenants could be
found to fill the building's 400,000
square feet.

Now, a little more than six months
later, 11 leases have been signed for
a total of 39,134 square feet, and 17
leases, totaling 68,052 square feet,
are out awaiting signing. One 24,000·
square-foot floor will contain a
Nynex lab, video teleconferencing
equipment and long·distance learn·
ing systems to be used by several
universities - among them Colum­
bia and New York University.

Add it all up and the total space
accounted for comes to 131,186
square feet, or just under one-third
of the building.

"That's a deal per week," said
William C. Rudin, the company's
president. "It shows that there's a
market downtown - that the skepti·
cism was unfounded."

The 30-year-old building, at Bea·
ver Street south of the New York
Stock Exchange, had been the head­
quarters of Drexel Burnham Lam­
bert and had been vacant for more

MANKA"AN

than five years, since the investment
banking concern went bankrupt. The
moribund downtown real estate
market had diminished hope that the
building would come to life again.
But the Rudin Company decided to
install telecommunications equip­
ment, fiber optic wiring and satellite
uplinks in the hope of attracting
some of the many new companies
being crea ted to plug into the com­
puter and information explosion of
the 90's.

The II leases signed range from
908 square feet - for Intercom On·
line Inc. - to 13,319 square feet - for
N2K Inc., a company that specializes
in music, technology, IllUltimedia
and on-line services. The tenants
also include the New York New Me­
dia Association, an organization of
multimedia professionals, which is
moving from 515 Madison Avenue to
1,659 square feet at 55 Broad. Annual
commercial rents are in the mid·to­
upper teens a square foot plus taxes
and cleaning costs. The rents are
considerably below midtown prices
but in keeping with those in the high·
vacancy downtown area.

Mr. Rudin credited Mayor Ru­
dolph W. Giuliani's Downtown Revi­
talization Plan - which provides tax
abatements to spur development ­
for contributing to the leasing suc­

.cess so far. The b~i1ding Is eligible

MANKA"AN

for the abatement so tenants will
save thousands of dollars in taxes.

Mr. Rudin said that he expected
the bUilding to be fully leased by the
end of summer.

In another downtown deal, Joseph
Moinian, a developer who specializes
in renovating properties, has pur­
chased the office building at 90 John
Street for $6.5 million.

Ron Cohen, a managing director
at the Edward S. Gordon real estate
company, said Mr, Moinian might
convert the building's narrower sun­
ny upper floors to residential use and
keep the lower floors commercial.

Mr. Cohen, who brokered the deal,
said that the 400,OOO-square-foot
"class B-minus" office building be­
tween Gold and Pearl Streets had
been troubled in recent years and
had many physical problems, includ­
ing difficulties with the facade. He
said that renovations had already
begun on the building, which is 32
percent occupied.

F.B.I.'s Queens Office
The Federal Bureau of Investiga­

tion has leased 48,710 rentable
square feet at Crossroads Tower in
Kew Gardens, Queens, for its Queens

offices. The lease, for 20 years at an
aggregate. rent of $28 million, was
negotiated for the bureau by the
Federal General SerVices Admlnis· I
tration. The bureau is to move in late
spring from 95-25 Queens Boulevard
in Rego Park.

The 500,OOO-square-foot Cross­
roads Tower, at the intersection of
the Interboro Parkway, Union Turn-.
pike, Queens Boulevard and Kew
Gardens Road, is the largest office
building in Queens. Built in 1989, it
langUished in the real estate reces­
sion of the early 90's and fell into
bankruptcy. When Newmark & Com­
pany Real Estate Inc. became its
managing and leasing agent two and
a half years ago, 60 percent of the
building'S office space was vacant.
The office vacancy rate is now 7
percent. Tenants include the New
York State Department of Taxation
and Finance (41,000 square feet) and
the Queens District Attorney's Of­
fice (45,000 square feet).

"Newmark has leased more than
200,000 square feet of space since we
took over," said Brian S. Waterman,
a Newmark senior managing direc·
tor, who handled the deal with
James D. Kuhn, the company's pres·
ident.
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A computer model of lower Manhattan, as seen from top of World Trade Center's south tower, shows in red the kind of office floors that might be
candidates for residential conversion: 8,000 square feet or less, more than 15 stories above the street. Towers with many such floors include
70 Pine Street (1),40 Wall Street (2), 20 Exchange Place (3), 1Wall Street (4) and 30 Broad Street (5). Trinity Church is in the foreground.

A revival plan would turn
office towers into residences.

By DAVID W. DUNLAP

FfR the last 40 years. whenever lower Manhattan
needed a shot in the arm, it came \R tne form of enor­
mous new projects. each larger than the one berore:

Chase Manhattan Plaza in the 1950'S, the World Trade Cen­
ter in the 70's, Battery Park City in the 80'5.

The approach in the 90's m~y be radically diHerem,

one that seeks to exploit the buildings that are already
there.Tlte admlnlslratlnn 0' Mayor Rudolph W. Giuliani
hu~ been moving on a numher 01 fronts to encoum~e re~·

ldential and commercial reuse: tax hreaks. zoning
chang.s and landmark d.slgnatlons.

Although construction began last month on the N.w
York Mercantll. Exchang. al Ball.ry Park Cily. no on.
.XpeClS many more groundbreaklngs downlown in the
n.ar IUlur•. A truer sign ollh. times Is the Rudin lamily's
ellon to resuscllat. 55 Broad 51reel, an .mpty 28·y.ar-old
low.r. as Ih. N.w York Inlormation Technology Cent.r.

Whether Visionary or d.luslonal. the posslbllily is also
being .xplored 01 convening some distinguished bUI obso­
lete ofllc.towers into apanm.nl buUdlnls; clill dwelllnlS
and aertes that would appeal to the same pioneering SpiT·
it that colonized SoHo and TnBeCa.

Which buildlnlS? Probably Ihose with smaller 11oors,
which have pl'OJl"rtionally more wlndo... and .xposures.
meaning Ihal dayllghl can reach more 01 the Interior. Elo­
vallon Is anolh.r 'aclor. Ev.n the hardlesllrlll-bluer Is
not lik.ly 10 move downlown simply to Ilv. near Ih. bol·
tom 0' a dark c8llyon.

Taking th.se allrlbules as a guide, Ih. Envlronm....
tal Simulalion Cenl.r 01 lhe New SChool lor Social
Research pmpolnled on lis compol.r model ollow.r Man­
hallan ev.ry 'Ioor 180 feel or more above sea level (Iyp~
cally, aboul 15 storl.s above the slreel), with 8,000 square
Ieel 01 spac. or I.... Th. resullS are shown above In red.

One buUdlnl thai siands oul In Ihls vIeW .s 40 Wall
Street. on whlch Donald J. Trump holds a purchase option.

Continued on Page 8
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Finding Different Ways to Bring Downtown Back Up
4 25 B~way, completed In 19Z1 as the

CUnard BUlldlne. CUnard'. former .team­til., tk:1tet oftke, now a post office, bu .n
odII..,...u rotuncial under a 6I-loot-h11b
dome th.t I. covered In rich and colorful
murals. One of Che leut kftDWft .nd ....
omate pubUc rooms In tower Mlnhattan,
tbe II'"t hall received a sepente Int~rtor

landmark deltl"atlon.
.21 Broadway, completed in 11128 .1 the

headquanen of the Standard 011 Compan,.
A colonal 011 lamp atop the bulldln.'s spire
still attests to lis origins.

O
THER e.rly oUke towers currently
,,"*r COI'lsldenllon are lhe former
American Express BuUdlnl (65

Bl'OIdw.y),11lI Emptn Bulldlnl (71 Broad­
w.y), the former American Surety Bulldlnl
(IDD Broadway) and the former EqultabM
BundlnC (120 Broadw.,), whteh wa. II
frtptenUtaly m....ve tblt U helped spur
the nnt zonma RaoluUOrl in 1'11.

'The commtukln .. 1110 welJhlnl!l the cre­
.tion of a Stone Street Historic Dlltrlc:t,
tat.. In 15 .mlll bulld....s on IWO bJodtI
alth of H.lIOWr Square. Inc:tudlnl India
Haute, • 14J..yar~ IndMdUlI IIndmart
th.t ...once hnmif!I to the Cotton £xcbanp.

A. plrt of lhe procen. an economIC dewf.
_ plan" batno _rod by tile P.....
d... Group, • rell nllll COftIUltlftl firm,
SUIIIItIJII some 01 the ... for the build­
Inp. And an .rdrltecwral malter pian hal
beeft drawn up tty Ute Orm 01 Beyer Blinder11011., _ ...__ .nd ,._1...
pnwemenIs. "It'l a f'l'Hppnrved plan, 10
,. can be In and oul In • wet!k or 10," ML
R....k1

"My lOll I. 10 hive lhe regulatory plan
.ppl"O\led at the same lime. or very close to
the same time, a' the dlltrkt Itll'lf." .he
.14 "I'm tryinl to explain Co owners Chat I
reaUy want to be their ad\'OC'lte....hete. r
WI" to hetp tbt••rea become rn1tallzed."

OM of the more dauntlnl hurdles to rea..
dlaUal re'ril:allUlUOn I. the lacIt of open
.....,......._-..planby ..........
U1"'berI .. rchl...... ....._ by !he
II....", P.rk City "udlOrily .nd J. M. Kap­
lin fund, call. for the crut60n of sever.'
s_1 PI"'Sth~ tower M.nh.ttan.

R"tdlnUal bulldlnp lend CG cJulter
.ruund each other, Aid Jon McMillan, di­
rector of plannlnl!l for the IUlhorlly. "If.
tndeecI, lhere Is 10 mucb undervatued real
estate In lower M.nlUlttln .nd more offla'
space th_ anyon& could Deed,,. he Slid.
"why not acquire offtc:e build...... tear them
down and put to place. pArt? You c:oukl
vastly Improve the value of real est.te
around thll park."

Thtt computer model ae thf! New SChool
rookl be u,f'd to .."reh Inr the potential
Iocatlons of IUdt parkl, billed an where the
likeliest reskll!nUll redIwIopment mlahl
occur. "II lilowa you to poIIe at reality by
comblnlnl vlIual and IIClftovtlU&l Informt·
tklrL," 1I'd Mlc:haellCnnter, dlreclor of the
EnYIranmencaJ SlmulltIDn Center.

1Ila .-. CIft hlFUIhI _ of ...
.-....Idaa IIoer aID and _ ... ­___rk,,__barol_

(ort. noor-t~nonrhelldtt. floor lrea and the
tatent to whtdt It e.c:etdl or f.ll. Ihorl of
current IIIftInI. Soon, wUh the acIdItton at
dall on 217 bulldlnp from Cushm••
w.1ce1IeId. the model wtll be Ible to pinpoint
vacancy ,.. u wall

The complltkla of the model WI' under·
written by the Kaplan Fund. The cochair­
man of tile lund. Rlcllarel Do Kapl....n
Irchttecl, hal liken on lcnrer Manhattan IS
• klad of peraaal crundl.

"1"haIe Ipec:1eI~ thlt m.ldmlZl'
IVIIlla"" ,..,.,.. I'm reminded by Dar·
....... be 1164. "1bI I\'IItlable fItlIUf"CI 01
__ talfttncradllllabaoaoll_
llutlldtnp. How I. In opportune time, II
..... and prlcaa d..... "" kInd of city
to .row up out of ell.. old ....

"Can we U'n tbllrtaI dowa.er queen oj
Amertcan dUll into a charml•• prlncnlal
tIIa 1laII'" Mr: KapIaJI_ ""'.tIIe IInI
U...._1Iu -1111 01 thl' _ III
an area10'" and 10 full 01 btIlarJ," •

ally in favor of tM officII I desilnaUon of 40
Wall Sireet. Those whose memm1eI went
~ack 10 19RO cnuld recaU workers rGtlnll ("Ie
Bonwle Teller Bulldlnl on Fifth Ave-nue 10
m.te .ay for Trump Tower.

"He came down co aqJpOrt plelerVatton."
uJd Jennif.r Raab, chalrwomln 01 the land­
mlrU commission. "People" JIWI were
realtydl"OPl*tl."

For hi. pan, Mr. Trump gjd: ". bave a
101 01 respect for the CIII'NIt c:onraalIIkII.
J....lfer bib·, phIIotophy ...... wtth
what I thlnll:. 10 I -.rtt dnwn Ind made I lot
of people very happy."

"Forty W.II Street I!I • Ireat bulldln.."
Mr. Trump saki, "but ( don't want 10 be
Inhibited from brtnllnllil bade 10 ........
II'In." For In.e.nee, he would not want to
be stowed from Itkllnt the copper top of the
bulldln.. "That', an Important elemftlt
from. martetlnlstandpotnl," he Aid.

1lle W.II Street tower Is one of .bout zo
bulldtnll and • hlstoJ1c: district In lower
ManhaUan that Ire on me landm.rkl apn­
dL 11MJ CC1mmiulOlll ha••lrudy del_ted
four sUUClUrtI around BowUna GtIII'I:

• I Braactway, wtUch ..... f'lmocIIltd In
••21 10 NIW •• haaclquuuin for J. P. Mar·
pn'. tteamllhlp combine, the Intematlanlll
Mertlnttle Marlrte Company. On the fa·
eades .re mouk: CDlta of arm. represene­In. tile company', dI1aI port, of call

• 11 Brued..y. c:ompltttclin 1.. u ChI
Bowtlna Green Offkea. l1Ml f.cade Is rich
with Greek Irchitectur.lelements.

---Rendering 01 the New Yark Men:antile Exchange Building,lelt, to be
completed in 1997 a. part 01 the World Financial Center.

lion .nd telecommunic.tion companlea. of·
ferlnl data tr.n.ml.slon capabilities and
n!ntt bellnnlnw, "rourtd 'IS a tquare foot II
13 to open nexe moneh.

"We're 101"1 to be the first project on Une
and tlklnl .dVlntl" of the M.yor', plan
almost Immedla"ly," said WIUlam C. Ru­din, __, of Rudin M__~ whldl

took • calcullted pmble and bea- thf!
renovltlon before lhe Lealstature acted.

MR.. RUDIN lltel four tanamI h.d
baan .1.... far 25,. IqUlr8 feel,
with dells pendlnll for another

150,_ square feel "The ........ Ictlvlty
hu lone beyond our expecIIUan.." he .Ikl.

"We're Iookinl.t our buUdln1 I' • protl>
type:' Mr. Rudin saki. "W~'re hopl... thl.
spreaclt beyond aur buUdlnll.Dd becomes a
district. You're lOinI to hive the enel"lY of
thue yotIftl!llO'tware entrepreneun worlc:·
Inl .round the cloclt."

Two block. away .. 40 Will sereet. lhe
le..ehold of whtdt Mr. TnJmp Intendl to
pun:has•. One palllblilty .. I $101 mUiton
renDYltton of lite fIottory lIlyacraper, buUt
in 1121 II the 8anIt of lhI Manbatlan Com­
pany ....dqua........ _ • m_build,
Ina. wllb teo l.,.rtlMDII In the tower por..
tIon. Th. build'" Ia Io,pocI by • pyramld.1
copper peak that hal .... been one ot the
_lIdallandm.ru of down......

Mr. Trum, staftJed.....-rntkln1ltl Sept.
11_ he .ppaarad _11y baI"'" tile
landmarkl commllllon to .peak condltton-

goinlto brln. back W.II Street and create.
lot of Jobs In tower Manhattan? r wonder
whether we're like King Canute. telling the
tide nol Co come In.''

The downtown residential market co",",
m.nds rents of roulfdy $25 to $30 • squ.re
loot annu.Uy, or $2,100 to $Z,500 monthly for
a J,OOIHqua~fOOl. unit. T'heIe renll are
about 10 to 20 percent leu than In TrlBeCa
and SoHo. "Without the benefltl. yau could­
n't renovate these bulldl",s and make them
come Inlo whll me m.rket will bur," ..MI
Ann Weisbrod, vice president for economic
devetopment .e the AIII1l~ (and no t'f!la­
lion to cart Weisbrod).

Residential COIWf!rskm Is nol the only
10.1. To encounle commercial renovation
of older bulklinls, a flve-ye.r ab.tement of
f!Jdltlnl propeny taxes and commercial
rent taxes wtll b& Innted on 'lNee that III
either newly lealed or ~1e.1ed.These SIV'
In.., whtdt would be retroactive to April 1,
.re to be paaed on to lenants. They would
apply to bulldlnl. conStruCfed before 197~.

Ybe p1'Olram. could reduce commerciDI
occUJNIIRCY CO'~I' tn Iowttr Mantlat13n by .n
avera.. 01 roughly S5 • square foot • year,
brtn..... 1t down to around,25 a square fooe,
whk::h I. competiUve wltb new 'plce In
nortItIm Nnr Jeney, .11d Connie Flshm.n,
director of pl.nnlna and development lor
Deputy M.yar Reiter.

Prat-ny taxes would be cut by SO percent
for the lint th.... ye.n of the lbetemen..
but tbl! abatement cannot ekCeel:l 1150 a
squ.... foot. 1be abMement would decliM
by one-Iblrd In the faurth year .nd tWI>
thfrdslnwflnh ye.r. Tberewould bel JDO
percene exemption from commercial nmt
taxes in the flnt three y!'l!Irs. The exemption
would then deellne.

AmonI the concItuons are tb.1 IIrlt len­
anu - more than 50 employees - mUll Illn
leaan nmnJnl at Ielle 10 yean. Smaller
tenanel must I'ln lee.. rumina .t lea't 5
ye.n. Ten.nts ~hat are relocaUnl mu.t
either come (rom Manhattan, south of etlth
Street, or trom DUll" New York City.

It a tenant is nmewIn.. the I.ndklrd mu.l
IM'IM at leut 1.0 • square foot In Improv­
InI tenant tplc. or c::otIInKln .r.... For
newly ...... apace, the Iindiord must In'
vest at "'t 135 a squire fOOL

In this catepry 1.1 the New York Informa'
tlon TechnoIoIY Center, a n·story office
toftr It 11M corner of Beaver Street with
«10.000 IqUlre feet of empty lIpace. ThI!I
Itructure is belnl renovated for Informa-

butldlnp," Mr. Rose said. "There's a mar·
k~ moment and we're wry Intent on not
I~ttlnl that momene I!IO by."

"U's a very auress/vi prtl8nm," ~ald

Carl Weisbrod. pret:ldent 01 the AlUancf! for
Downtown New York, which man.ges Ihe
lower M.nh.uan Business Improvement
Dlstrlcl "The city estimateS Ihat It would
produce 200 or 300 units. ye.r. My Ruess Is
th.t il would be higher. peop6e Ire ..... iUng
for the starting gun. Even 2,000 unit!! will
sllJlllf1c.nlly change the look and 1ef'1 of
downtown.

"Downtown has fabuloultpace, sp!Ctacu·
lar vlewl.nd univenal accns 10 Ihe water­
front:' he saki. "11 will prO'Vldf! a place
where middle<lass .nd upper mktdle-cllus
people can live and w.lk to work."

But State Senator leichter, who hal que.­
tloned aovernmenlll incentives over the
years, took • skeptical view of the GIuUanl
plan. "Govemment is not. lusttrled In apencl­
Inl!l money to support the creation or whal Is
essenUaUy luxury hault",," he said.

"What economic Justification I. then in
supportlnl Donald Trump', corwerslon of to
Wall Street?" Mr. leichter liked. "Is that

State Senate has
approved Giuliani tax­
benefit package,

nInCDUrap rettdel'lttl. canvenkln. I

I..,.r .blltment .. bttnt altered on
Pf'U'IrlY t.uet far office butldlnp that

Ire tumed Into Iptlrlment buUdlnP. bealn­
nl"l the yenr lhall temp:lrary certlflc.te of
occupancy Is luuect for the new lIM. The
."tement Is 100~t for 10 )'Hin and
then declines by Inc"'ment. of 20 peorcen(
over the rem.tn... ,.,...

In .ddltlon. I 11·ya.r exemption ttl betnl!l
offend fram lbe Inc"'..e In taxes lbIIt an
ownar wouAd owe due to the hIIher UMUId
valUl of the bulldlnc. The e.alllpUoa, waukI
be lot percent In lhe flnt 111t!1 yeln and
then decllne by Inctemlftll of lO percent
over the followtlll faur yun.

The mntnt dIantn waukl retu I'fttrte­
lions on totnt 11m. and worklnl tpaCet.
mike It euler to con,"n the ¥ery blah
danlllY otnce toftn that WIN built before
tIlo 11111 ZonlIla R_1ftd ._park.
I.... ba p_1n _ bulId1np.

"We'.. takea any all the I"fIUlltory
Impediments to .daptlve reuse of lhese

Conllmled From Pare J

with the view of lumina It Inlo a mlll:ed-use
bulldln.. BUI Mr. Trump and otherp~.
!lve pia~rt downtown hIVe been walltng
fot the Stale Le1!lslature to act on • packalle
of tax benefits proposed by the GluUanl
admtnlatratton 10 encouraRl!' residential
convenion and commercial renovation. The
bill .'5 Pissed in the Assembly June 28 but
••s not approved by the Senate until Thurs­
clay afternoon. by :J vote or 53 10 I. Senator
Franz S, Leichter, Democrat ot Manhattan,
cUi the only no vOle.

"There IrfO d@\le.n~s wallinl in the
winas for J'l15Sagc or the fe.islallan." ~ald

Deputy Mayor Fran Reiter, who heads the
Lower Manha"'" rIsk Force, loaether
with Deputy Mayor John S. Dyson. "When
you kKlk I' whIt lhe Rudl.. have o.lready
commUted 10 .lit 55 Bro.d Street, Ihan
euclly the kind of Invntment we wanted. I
thhdl we're lainlto qUickly see some older
bulkllnp take advantace of the benefits to
do residential conwn6ons."

The Incfttttve Plcka.e accompanies a se­
riet of zoninl chanlel that the City Plan­
nlnl Commlsston approved Tucldlly, Sept.
19, I day lhat may prove to have b@en
plnleul.rty fatelul for lower Manhauan.
Alto that day, the Landmarkl Preserv.tiOn
CllmmiMion made the flrsl of a new round
of de!il1.naHon!l. dmvntown and ~rotlnd - or
at Ie.st Illndllll-- WlSlii brollen for thr N{'w
York Mercantile Exchange.

The 9chanRe bulldin.. at Battery Parte
City, will be IS siories htRh, with IWO 25,000­
squ.re--fOCM trading noors. The structure,
deslped by Skidmore, Owlnls &: Merrill. Is
to be completed in 1997 OS plrt of the World
Financial Center. The Merc.nule Exchanae
mttraed with lhe' Commodity Exchanae last
year and Is now compoad of two dlvtltons.
known IS Nymex and Comex. Offlclalll estt­
m.ted thal the project would keep more
Ih.n I,OOG jobs In New York.

The menllon 01 an adeilUonal ~,OOO or so
Jobs lfemecl III but l!IU1ranteed Thursday
when 11M! Coffee. SUllar and Cocoa Exchanp
said II would remain In lower Manhatt.n
rather than move 10 Jersey Clly, litHer New
Yorkoff1ctals altered. $91 million Incentive
padc'l!Ie. The Nrw York Cotton Excnnp Is
to VOCtt Tuesday on whether to reconsider Its
planned move in Iilllhi of lhe decision by the
Coffee excbllnp!.

Even a. lhe,. play hlllh-.takes relenlion
Il.mn wUh New Jersey, cilY offlc"I, ac­
knowledp thai downtown will need to do
mont to survive lhan limply hold on to Itl
reopulltton a!l. • fln.nclal service cenler.
They say il will have to lrow Into whtIt
plMften al'" lond 01 call1ni ~ "24·hour"
communtty: with mldents, restaurants,
stores, m.ybe even I movie theater.

"lbe Iradilional characler of tbe area
lIn't what bustneu Wlnt. today," satd J~

...... 8. R_ chalrmlftoltlleCIlY P.......
Comml.s. "'1'be pod thlnt I. th.t you
have an Immense lmountlO butld on."







INfORMATION TECHNOLOGY:
THE TRANSFORMING TECHNOLOGY

New infonnation technology tools will improve existing practices and lead to
new ways of doing things. The box below illustrates the breadth of technologies important
out to 20 I0 and beyond.

Key Information Technologies to 2010

I

Computing
CAD/CAM

CO-ROM
Computer conferenctng

Databases

Desktop publishmg

Oigitization
E-mail

Electronic pUblishing
Expert systems

Flat Screens

Fuzzy logic
Hypertext

Knowbots

Language trans/aMn
Mechatronlcs

Modeling

Neural networks

RobotiCS
Smart cards

Software
Speech recognition
VOice synthesis

Voicemall

Sourcs' Coatss & Jarratt. Inc

Telecommunications
Cellular phones

EOI (electronic data interchange)
EPOS (electronic pOint of sale)

Fax
Fiber Optics

Modems
Networks: LANs, MANs WANS

Pagers
PBX (private branch exchange)

PDAs (personal digital assistants)

Personal communicators
Global positioning satellites

Telephones

Videoconferenclng
Videotextlvldeo-on demand

Near Video-on-demand

Imaging
GIS (geographic
information systems)

Holography

Modeling

Multimedia

Photography

Simulation
Virtual reality

THEME SIX· 81



This theme ex.amines the infonnation technology as a fundamental transfonning
force in society. the home, and the workplace.

The trends analyzed in this theme are:

Trend 6.1: Information technology continues to
deliver Innovative capabilities

Trend 6.2: An Information Infrastructure Is evolving,
but at an erratic pace

Trend 6.3: Telecommunications networks are switching
from electronic to photonic

Trend 6.4: Images are pervading dalty communications

Trend 6.5: Information technology expands in home use

Trend 6.6: Technology allows wider participation in design

Trend 6.7: Information technology Is Improving building
management and leadIng to smart buildings

Information technology has four big implications for the apartment industry. It will: change the
way business is done, expand the activities and expectations of residents, promote working at
home, and reshape design and building management. More broadly, mformation technology
affects design, financmg, construction, management, amenities, and use of space. New
applications of Information technology may be a key to giving one apartment community
the competitive edge over another in marketing.
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Trend 8.1: Information technology continues to deliver
innoyative capabilities

Almost monthly, computer technology achieves new thresholds of capability.
The exponential growth in computing power will continue out to 2020 as current chip
technology approaches physical limits. The home user will continue to fInd after owning
a PC for a year that there are more powerful ones available at no higher cost. Meanwhile,
the U.S. already had at least 20 million networked PCs in 1991, and Market Intelligence
Research Corp. projects 100 million networked by 2000.

1

Computing and telecommunications are merging particularly with the spread of
computer networks over the phone lines. Up to now, it has been the microprocessor that has
driven computing and the information technology revolution. While that will remain important,
the next generation's key technology will be the communications laser. Lasers read compact
disks, carry long distance calls over fiber optics. and are central to printers. plain-paper faxes,
and copiers':
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Information technology
is blossoming into a profusion
of choices. means of access, and
capabilities. This trend sketches
out many of the elements of
information technology that
are part of the revolution.

Speech reco~nition and
voice synthesis - Computer
speech recognition is developing
quickly. Voice synthesis is already
well-developed. Computers now
understand thousand-word
vocabularies. The technical
transition from keyboard to voice
interface will take place over the
next decade. Speech recognition
will then spread to other devices,
such as appliances.

Portable and wireless - Go-anywhere communications will become a reality in the
2ooos. People will be in touch no matter where they go. at one telephone number. There will
be a proliferation of portable, wireless devices to enable person-to-person, person-to-machine,
and even machine-to-machine communications. Global positioning satellites (GPS) will add
accurate location identifIcation to the mix. GPS will enable. for example. direction finding
for drivers. Avis Rental Car Co. is already testing GPS equipment in its fleet

VjdeocQnferenciOl~- A Live conference or meeting. using video cameras and
microphones to allow two-way voice and image communication for several people at each end.
Videoconferencing today usually relies on slow scan video to save on costs in transmission.
The technology is currently expanding to the desktop. Videoconferencing's more general use
in work and homelife and its impacts on families and households have yet to be discovered.
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Expert systems - Knowledge of a human expert is incorporated into software.
Where expertise is rare, such systems keep alive unique knowledge that would disappear
when an expert dies or retires. In areas where skilled labor is short, expert systems can be
used to automate or simplify tasks so that less-skilled workers can do them.

Fuzzy lo&ic - Microprocessors enable devices to make decisions based on uncertain
data. With fuzzy logic. devices can learn by experience. Cars already use fuzzy logic to learn
the driving habits of their owners and adjust automatic transmission shift patterns for
quicker response time and better gas mileage. Fuzzy logic will lead to more user-friendly
computers, appliances. expert system assistants. knowbots, automobiles. home energy
management systems. etc.

Artificial intelli&ence CAD - Hardware and software that mimic functions especially
well-developed in people. Al will distribute intelligence throughout organizations and society.
It will be embedded in computing and communications tools. making these tools valuable
assistants for people

Mechatronics - The capability to sense either the internal or external environment
and make appropriate responses. Devices and systems with embedded microprocessors are
connected to a central control mechanism or database. Mechatronics enables remote
monitoring. feedback. and self-correction In manufactunng. for example, dark, lights-out
factories operate by computer-integrated mechatroOlc systems of smart machines and
robots without human mtervention

Implications for the apartment industry
• Expert systems, artificial intelligence, and Wireless communications multiply the abilities and

time of workers. These technologies should enable apartment management to downsize and
consolidate certain functions. For example, there is no need for someone on site to manage
HVAC systems. They can be managed electronically from anywhere.

• Expert systems can take the place of the expert whQ must be on call around the clock.
They can make the knOWledge and Judgment of an expert - a master mechanic, for example
- available everywhere, around the clock

• With mechatronics, every part of a structure can be made smart, that is, able to evaluate its
internal operation and how well it is dOing its job. This could yield great gains in efficiency for
building management, especially m energy conservation and indoor climate management.

• The Industry can embrace the potential of information technology on two fronts: for
the bUSiness 10 improve its operations, and for residents' use in apartment units.

• Database availability helps everyone find and analyze information. That includes potential
renters looking for an apartment and regulators looking for Infractions.

• Expectations will be the bane of anyone uSing mformation technology for interactions with
customers or as a service to a customer. Apartment managers will find residents expect the
latest available technology, Including cable TV, pay-per-view, and up-to-date telephone
hookups. As fiber optics come into prominence, residents will expect fiber connections.
and laggard apartments may be pUnished by losing residents.

• The power and capability of databases should allow the industry to get even better at tracking
residents and units, marketing to critical niches, monitoring the performance of HVAC systems,
comparing costs from building to building, etc.

• Information technology allows instant detection and alerts to management of problems.
Management will be expected to be nearly as prompt in its response to problems.

• Remote diagnOSIs and repair of problems is increasingly possible, either through automation
or through expert systems assistance for on-site repair and maintenance people.
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Stage In cycle

Apartment hunting

Showing unitsl10urs

Signing a lease

Move In

The Role for Information Technologv
Throughout the lifecycle of a Resident

Information technology applications and effects

Renter identifies possible communities through interactive
dial up system. Video tours of neighborhOods, apartment
communities.

PC-based simulated walk throughs of units. Tours of premises.
Inside took at currently occupied units SimUlation of what Units

would look like redecorated. or With prospective renter's
belongings ,n them.

Terms and documents by tax or dial-up DepOSit money
sent electronically

Scheduling and logistiCS at moving With expert system advice.

~
-t-
:'~..

i

Decoration and customlzatlon

Paying rent

Coming and going

Communications
with management

living/Vtolting/­
learning in the home

Upkeep/repairs

Moye out

SlmulatlOn of redecoration chOices and optIons

Direct Withdrawal Resident's queries answered electronically
from headquarters. Electronic reminders.

Identification systems such as vOice recognition for security.
VideO-Intercom systems between units and premises entryways.

E-mail throughout the reSidential community for announce­
ments. etc. VideoconterenClng from reSident's PCs with remote
management staN. repair people. Emergency sensing and alert
systems direct to maintenance staN or repair services.

Interactive. multimedia systems as an adlunct to most activities
from cooking to educatJon Fully-eqUipped home work study
centers and additIOnal oHice capabilitieS In on-premises centers
Full access to educatJonal and entertainment media through
cable. satellite. etc

Reminders and how-to advice tor reSidents delivered
by Interactive CD, Videocassettes, or interactive PC.
Scheduling and regular updates done automatically
so that reSident may check on work while away

Scheduling oplimaltlme. Reimbursement of secuflty depOSits
done electrOnically to save paperwork.
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Trend 8.2: 1IIIflrlltllllnfristructire Is "1IYlII,
but It 10 errltic pIce

'he information superhighway
is the media term in the U.S. for an
information technology infrastructure.
As the interstate highway system was the
backbone of goods transportation central
to industrial society. so the infonnation
infrastructure will be the backbone of the
information society. This infrastructure
will consist primarily of fiber optics
supplemented by coaxial. copper wire.
and wireless technologies such as cellu­
lar, satellite. and microwave. Today,
instead of an information superhighway,
we have an information railway of
differently gauged tracks.

The Benefits of the
Information Infrastructure

The information infrastructure
IS being touted as a boon:

• to householders in bringing them information,
time savmgs, new safety and security

• to business by improving productivity and
international competitiveness

• to educliOn by enabling distance learning.
digital libraries. and other educational
programming

• to mediCine in linking remote areas to
high tech centers

• to politiCS by encouraging electronic
town hall meeting

• to entertainment by video on demand

• to crimlna1lustice by video court
arraign ments and/or witnesses

The information infrastructure is
not a new idea. but the willingness of
telecommunications and cable television
companies to make the large investments
required is. Cable and telecommunica-
tions executives have pledged to spend
$125 billion to build the infrastructure. if they are given freer access - i.e., government
lifting antitrust restrictions on providing information services - to provide information
services. 3 They may also seek access to apartment units to cable them. Another estimate for
constructing a ubiquitous broadband network to reach every home and business. however
remote, is between $200 and $600 billion. or about $2,100 to $6.200 per U.S. household.

4

A national network. as precursor to global networks. means people can talk anytime
to colleagues. customers, and ex.perts. and fmd information sources anywhere. Today's global
telephone network. a hybrid of copper WIres. optical fiber. and satellite transmission. is the
de facto global network. It needs additional capacity to become the network of infonnation
superhighways that people envision.

The global network will have people communicating with people and machines talking
to machines as in fmancial trading. automatic alarms to emergency services, and environmental
sensing and reporting. The non-human uses will proliferate and become predominant in the system.

Construction of the infrastructure will not be uniform. Certain state and local areas will
be pioneers. Although large metropolitan areas will have the physical infrastructure in place first.
innovative applications may come from a wide range of communities. The first manifestations
may be local communities with their government offices. schools. and businesses wired up.

For the housing market. the goal will have to be to keep up with standards, and
especially consumer expectations for mfonnation resources, connections. and devices.
People will expect to be able to reach anyone or any information. anytime, from anywhere .
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Implications for the apartment industry
• Prospective residents may soon expect to be offered Internet access with their apartment

units. That may imply that large apartment communities have their own nodes on the Intemet,
and special telephone trunks for high volumes of data transmission.

• Alliances with information technology companies may reveal ways to offer residents
more telecommunications options at acceptable costs.

• Apartment managers would benefit from a corporate information technology strategic plan.

Trend 1.3: TelecalRlRunicatians networks are switching
from electronic to phatonic

Fiber optic cables boost the bandwidth, or information carrying capacity, compared to
copper wires. A single fiber pair has the capacity to carry 25,000 telephone conversations or
1,000 video channels.

5
There is little question that fiber will replace copper - the only ques­

tion is timing - because fiber now costs less than copper. Ultimately, whenever lines are
updated, they will be fiber. Pacific Telesis, for example, plans to replace almost half the
copper phone lines of California's 10.4 million households for $16 billion over seven years.
U S West and Bell Atlantic have announced similar plans.

6
Meanwhile, over the next 10 to 15

years, data compression will enable creative use of existing copper. Many analysts speculate
about distributing intelligence in the computing and telecommunication devices rather
than in central switching stations as it is today.

Currently, electronic processing and transmission of information slows down
systems. An all-photonic network will be faster and more reliable. The challenge, however,
is converting computing from electronic to photonic as well.

Satellite networks will reach wherever it is not cost effective for fiber to go. They will
provide links for wireless services, such as personal communicators. Often, they will compete
directly with fiber optic links.

The information infrastructure may bypass less affluent or non-metropolitan
areas. Universal access IS not guaranteed if the information infrastructure is built totally
with private dollars.

Implications for the apartment industry
• New buildings should be "fiber ready", that is, physically prepared for fiber optics

or cabling, or both. Internal fiber optics to each unit will probably be a competitive
necessity within a decade.

• Fiber optics will fundamentally change the Quality and capacity of telecommunications
lines. That change will step up innovations in how people use the network, including those
of home users. Future uses may include virtual interaction with friends and educators,
and videoconferencing.
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Trend 8.4: Inrlles Ire pemdiag daily CDlDlDuRicatilftS

Images are complementing and replacing words in business communications.
They pack a great deal of infonnation into a quickly scannable and usable fonn. For instance,
at the 1994 Winter Olympics in Norway, icons for each sport were used to transcend
language barriers for participants, audiences, and television viewers. Information
technology is expanding the power of images locally, nationally, and globally.

Images - pictures, video, computer-enhanced and created graphics and animation -­
are increasingly pervading day-to-day communications. Images make information easier to
grasp for most people. Our sensory enlargement is evolving primarily through images.

More and more businesses will face the demand, "show me, don't tell me," from
customers, workers, and partners.

People will work with images as easily as data and text, creating a seamless environment
of easily accessible information.

Currently. images are a bottleneck In computing and communications. The information
infrastrucrure will have sufficient bandwidth to carry images. Corporate documents, sales
material, and meetings will become interactive, image-rich, and multimedia over the next
two decades. The proliferation of flat screens. which may not take place for 15 to 20 years,
will further boost imaging. Matsushita Electrical Industrial Co of Japan has already
introduced the first commercial nat-panel TV screen in Japan.

Image manipUlation also makes the SImulation of problems possible for experimentation
and training. But they require large initial investments of time and resources to develop effec­
ti ve uses of the technology

The Evolution of Electronic Images
Television

Word processing

Compuler databases

Computer models

Computer simulation

Computer lIames

Video games

Virtual reality

Dlllltlzation

Sourcs: Coatss & Jamttl, Inc.
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Watch, change channels

Act. see, react

WatCh, absorb, think

Create graphiCS and charts

Create dynamiC images, figures,
with interaction among variables

Control movement of figure on screen
which interacts with the game
enVIronment or another player

Control acharacter on screen

Be in the simulated environment
See. feel. hear, touch

All Images fungible

Sensory Enlargement



Multimedia

Multimedia. in which computers support audio and vIdeo in addition to text. brings the
computer medium alive. Sound and video clips will annotate text documents, adding emphasis
where needed. As multimedia communications technologies become standard business tools in
the next decade the user's intimacy with compming wtll grow. The more senses engaged. the
more the user is actively engaged.

The emerging wave is the growth in multimedia-ready computers. Their sale rose
from a few thousand high-end devices in 1989 to 3.5 million in 1993 worth $5 billion.
Sales of CD-ROMs rose from a few hundred thousand in 1989 to nearly five million in
1993. Sales of encyclopedias on CD-ROM surpassed book copies in 1993.

7

Virtual reality
In virtUal reality, people experience sensory stimulation through a computer-generated

environment as though they were really in it. [n experiments today, people are using headgear.
gloves, and whole-body suits that read their actions, and feed back sensation. Most virtUal
reality today still relies primarily on visual rather than auditory, olfactory. or tactile simulation,
which will become more prominent as the technology advances.

After 2000, people will enter dangerous places. go inside machinery, visit places
around the world, and interact with others in virtual reality environments. Virtual reality will
revolutionize training for a wlde range of workers Already, flight simulators and analogous
devices train workers for dangerous. complicated. or expensi ve procedures. Virtual reality
will be a boon to training. espeCIally for technicians and those in dangerous jobs.

Consumer electronics

The trend in consumer electronics is toward making the content digital and interactive.
Consumer electronics is used here as a catchall category to include everything from electronic
entertainment such as video games to interactive television. Set-top boxes on televisions
and for infonnation functions will be gradually eliminated. Video games will be part of a
computer's software. TeleviSIOn and the computer will meld. In the farther future. screens
will proliferate. run entirely by computers.

Imaging technologies will succeed depending on the ability of infonnation networks to
handle the large amount of capacity required by images compared to text. High-capacity fiber
optic networks or continued advances in data compression technology are required.

Implications for the apartment industry
• Multimedia offers the possibility of take home electronic tours lor apartment shoppers with

multimedia PCs. This would constitute an interactive electronic apartment locator guide with
substantially more capacity for information than any pnnted gUide, plus color video and sound.

• Virtual reality should enable training for and actual work In dangerous Situations to be done
remotely and safely. This could apply to difficult or dangerous work In HVAC maintenance,
Window washing, and structural repairs.
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• Virtual reality will enable prospective renters to tour apartments no matter where they are using
electronic technology. With a visor headset and electronic glove. they will be able to simulate
walking through apartments. and eventually. touch surfaces to sense what they would feel like.

• The pervasiveness of images means more people will expect full color motion images
of apartments when they shop. if they cannot Visit In person.

• As the new way to communicate. images will increasingly be used in literature, on-line services,
and dials and readouts on appliances. The computer icon and equivalent non-electronic icons,
designed to be small but clear in its purpose, will supplant more and more words printed on
equipment. Touch screen access to technology will be more and more common.

Trend 8.5: Informatien technology elpands in hotne Dse
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• About 2 million workers
telecommute today, with
about 7.5 to 15 million likely
to do so by 20009

• One in five Americans are self­
employed at least part of the
time Half of those own home­
based businesses.

• In 1993, 40% of those who
worked at home at least one
day a week used a computer
at home and 13% used fax
machines. 10

Infonnation technology. having
transfonned the workplace, is turning
its attention on homes. More people
use Pes at home. New appliances are
made smart with microprocessors.
fuzzy logic. and other technologIes.
The average home is seeing the pro­
liferation of microprocessors in appli­
ances and central systems. Even toys
come with on board smarts to mteract
with children.

A recent SOCIal trend is
working at home. Twenty-one
million Americans worked at home
at least one day a week in the
winter of 1993. and nearly 4 million
Americans run home-based
businesses in which they use faxes.
PCs, and video conferencing
technologies. 8
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More people also go on line at home. The commercial services CompuServe. America
Online. and Prodigy. for example. have seen explosive growth in subscribership. So has the
non-commercial Internet. For those working at home. the ability to go on line is important.
More of those who work at home are on-lme users (60%). Nearly half of the on-line users
are also communicating with computers at work or school from home.

Children are more and more becoming the focus of home life. As the baby boom
generation ages. and enlarge their families. the needs and lifestyle of children are becoming
more important. Twenty-eight percent of children use a computer at home for school work,
or to play educational games. Among teenagers. 46% have a home computer and 36% use
one at least occasionally. 11

Perhaps as a result of concerns for time and convenience. infonnation technology is
even invading the kitchen. A new device for the kitchen is both a telephone and a fax machine.

12
The NX-I Home Fax can be hung on the wall. and sells for about $500.

Television has evolved from a receiver of over-the-air broadcasts to a multi-use function,
with cable, VCRs, and video game systems. Ninety-three percent of Americans are using their

. ·1
televislOn sets for more than Just broadcast reception '.

Implications for the apartment industry
• As a minimum, the industry should expect to install telecommunications cabling or wiring

in more if not all rooms. Whether the cabling should be coaxial wire, twisted pair copper, or
fiberoptic or all three is unclear. A hedging strategy is to install conduit through which a
variety of lines can be readily snaked.

• Most homes are ill-designed for information technology and new work patterns.
The hOUSing industry, perhaps in alliance With the furniture and electronics industries,
could design a Home Work Study Center which would comfortably house one or several
family members and the deSired electronic equipment to do homework, office work,
and other computer-oriented activities.

• Householders Will want their home experience to be closer to their theater experience as
expectal10ns rise. Larger TV screens and vieWing comforts may change space needs in homes.

Trend 8.B: Technology allows Wider participation in design

Architecture is one of the many fields that information technology has nearly completely
changed and revitalized. Some architects have begun to explore ways that new technology can
break down the isolation from their clients through mteracti ve design sessions at the computer.
Architects report dramatic changes in client attitudes toward design while improving the final
building.

14
Building costs are lower due to fewer surprises during construction. and since the

clients have more intluence on its design they have fewer complaints. 15

There is multimedia software available that allows one to create a dynamic 3D view
of the entire construction process, starting with a color photograph of the bare site and ending
with the computer-rendered building "sitting" on the photo on the monitor. Other benefits
of this new practice are a shorter and more creative deSIgn phase
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Implications for the apartment industry
• Interactive design also makes It practical and attractive to directly or indirectly draw

would-be reSIdents Into the process.

• Interacftve design may be especially valuable in the renovation of buildings.

• New resIdents could participate in basIc remodeling desIgn such as choosing wall colors,
appliances, and alteratIons.

• Community residents wherever multifamily developments are planned could participate in
and critique designs on screen ThIs could make them more receptive to new developments.

Trend &.7: InformatiDn techoDlogy is imprDying blilding management
and leading to smart buildings

Computing, telecommunications, and other technologies are powerful tools for
16

apartment managers. For example:

• Managers can access records of their properties In a few seconds, remotely monitor
their systems' performance, evaluate every stage of management, write reports, and
communicate cheaply.

• At the site, managers can use their computers to do rent rolls, demographic market
research, resident profiles, market analysIs, expense control logs, word processing,
inventory control, and work orders

• Information technology also serves in advertiSing and traming workers.

• The industry has ready access to large national databases thatlrack and record
apartment prices, rents. and capitalization rates for major markets.

Tom Shuler. executive vice president of InSignia Management Group, says,
"Computenzation all the way to the SHe level IS not only the wave, but the mandate for
the future.,,17 He finds that the main reason the industry IS ID ItS technological infancy is
ignorance of the benefits of information technology

In addition to aiding management directly, mfotech is also offering high-tech services
to residents. Most apartments today offer cable teleVIsion hookups, or they soon will. Any
building with cable TV can install a secunt: camera at the front door for residents to see who
buzzed. IS A medlCal or other emergency alert to a manned front desk is straightforward. Soon.
managers will be able to offer multimedia data services to reSIdents, such as video-on-demand,
through fiber-optic and ISDN hnes - transmIssIon lines with the capacity for interactive,
Image-rich communications.

Smart buildings

Smart buildings have their security, safety, energy management, entertainment, lighting,
and communications systems linked to a central computer that manages them. The best sys­
tems enable occupants to control their local environment while providing managers with inte­
grated automation systems to monitor and control rooms, floors, and the entire structure. As
smart systems become more efficient and more refined the cost will drop and smart structures,
residences, appliances, and devices will become commonplace.
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Trends and Developments Promoting or Impeding the Smart Residence
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Structures will become smaner as they are designed to react to internal and external
conditions to balance the conditions of light. temperature, ambient noise, and air quality,
among others. Smart HVAC systems will probably lead the way.

HVAC systems could be controlled automatically through sensors and built-in
computers. They could also be programmed and instructed remotely by building managers
and residents. as appropriate.

Smart home demonstration projects abound throughout the U.S. They are built by
electronics and telecommunications firms, public utilities, and the housing industry, often In

alliance with one another. Some of the organizations working on smart homes are Northern
Telecom, the National Association of Home Builders, General Electric. and AT&T Bell Labs.
Building systems are the hidden elements of construction and design - the electronic,
mechanical, and environmental systems that make a building hospitable. 19 As building
systems become outdated or Inadequate, improvements and new systems and subsystems
are becoming available.

Buildings generally have separate systems to regulate heating. ventilation, and air
conditioning (HVAC), fire alarms. security devices, etc. Because they are not linked. they are
difficult to conrrol efficiently Integration is slowly transforming wasteful, inefficient and poorly
run buildings into highly sophisticated and complex fusions of control systems that save energy
and money and improve indoor air quality and safety'° For example. a security system's motion
detectors can detect when a room is not in use and tell the lighting system to turn the lights out.
With a glance to a computer screen an operator can tell what is going on in all of the subsystems.

Remote monitoring is gaining widespread acceptance
21

This is simply being able to
watch over and control a building with mtegrated subsystems from somewhere outside the
building. For example, if a manager wanted (Q check on energy consumption for a building
20 miles. or 500 miles, away, he could slmply access the central computer that monitors the
subsystems with his PC and modem.

Important ideas and innovations in modern building operations
• Better systems attract more reSIdents

• Smart technologies revolutiOnize how buildings are managed

• Remote monitoring is gaining acceptance.

• ·Sick buildings' - ones with inadequate or poorly-maintained HVAC systems
that promote indoor air pollution - have become a major issue.

• HVAC systems are becoming more sophisticated - until the last five years, most HVAC
systems were pneumatically-controlled. They need more maintenance than the new
digltally-control/ed systems. The new digital systems are capable of monitoring every
zone in the building and of changing any zone's temperature.

• The increase in crime rates is spurring the electronic security system industry to technological
development. Systems that use card access control, where a smart card allows access to a
door, elevator, or a particular floor are becoming more common. Soon systems that combine
card access with closed-Circuit TV cameras will be familiar.

• Lighting systems are being developed that use less energy and produce less heat
than conventional sources.
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Implications for the apartment industry
• Apartment managers can explore the use of information technology by considering each apart­

ment management function, and imagining how information technology would change it.

• Apartment communities will gradually use technology like cable-ready units, closed-circuit
TV secunty, and card-accessed doors as a drawing card for new residents,

• Information technology will bnng new levels of quality, service. and reliability in property
management, oHering routine and emergency services.

• A safe strategy is to stay alert to the technological progress being made here and abroad
in smart systems. As system costs lall innovations will spread,

• The apartment industry could contribute to progress: lor example, an apartment facility
touting a state-ol-the-art smart system could attract many reSidents, as well as generate
new R&D in the field.

• Along with all of their promise, smart technologies and smart structures have potential for
problems, The vital nature of smart systems means that the company that uses them needs
to have a repair service on call 24 hours a day, or have overnde systems in place.

• Smart buildings Will be Information technology-dense. There should be capabilities in those
systems that mesh well with or complement cabling lor telecommunications for work at home
and other uses

• The revolution currently underway in building systems is mainly going on in business structures.
This trend could become mainstream In the apartment Industry, Prospective reSidents will soon
be asking quesllons about a building's HVAC systems and the quality of their unit's air. A good
security system is already a strong part of many reSidents' chOices of reSidence. Advanced
operating systems Will be a competitive advantage.

• Apartment owners may need to take into consideration the future application of such
systems and prOVIde the means to add them later. Options Include mechanical chases
and cable and wire conduit

• When linked to new design or incorporated into rehabbing. smart building technology
will most likely payoff in energy savIngs. Energy efficiency may also payoff in attracting
environmentally-conscIous renters.

Other developments in sCIence and technology are also Important forces in housing
construction and management. They are discussed In the next theme,
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Before the
FEDERAL COMMUNICATIONS COMMISSION

washinqton, D.C. 20554

In the Matter of

customer Premises Equipment

Telecommunications Services
Inside Wiring

)
)
)
)
)
)
)

--------------)

CS Docket No. 95-184

DECLARATION OF LAWRENCE G. PERRY, AlA, IN SUPPORT OF
COMMENTS OF BUILDING OWNERS AND MANAGERS

ASSOCIATION INTERNATIONAL,
NATIONAL REALTY COMMITTEE, NATIONAL MULTI HOUSING COUNCIL,

AND NATIONAL APARTMENT ASSOCIATION

I, Lawrence G. Perry, AlA, declare as follows:

1. I submit this Declaration in support of the Comments of

the National Building Owners and Managers Association

International ("BOMA"); the National Realty Committee; the

National Multi Housing Council; and the National Apartment

Association. I am fully competent to testify to the facts set

forth herein, and if called as witness, would testify to them.

2. I am a registered architect, specializing in the

development of national building codes and standards. As the

National Codes Representative for BOMA, I actively participate in

the code development process of the three model code

organizations: Building Officials and Code Administrators,
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International (BOCA National Codes); International Conference of

Building Officials (ICBO Uniform Codes); and Southern Building

Code Congress International (SBCCI Standard Codes), and I am an

active member of several standards-writing committees.

3. I am a member of the International Fire Code Institute

and the National Fire Protection Association, where I serve on

the Mercantile and Business Occupancy Subcommittee and the

Technical Correlating Committee for NFPA 101, The Life Safety

Code. In 1995, I earned a certified Building Official designation

from the Council of American Building Officials. I have a total

of twelve years of architectural experience, and have operated my

own consulting business since 1991.

4. Building and fire codes require that certain building

assemblies, including walls, floors, and shafts, provide

specified levels of fire resistance based on a variety of

factors, including type of construction, occupancy classification

(e.g., business or assembly), and building height and area. In

addition, fire-resistance rated assemblies are also required to

separate areas of greater hazard (such as storage rooms) and

critical portions of the egress system (such as exit access

corridors and exit stairways). The required level of

fire-resistance rating typically ranges between twenty minutes

and four hours, depending on the specific application. An

assembly used as a fire-resistance assembly must be tested and
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shown to be capable of resisting the passage of floor and smoke

for the specified time.

5. Over the past ten years, a great deal of attention has

been focused on the penetrations of fire-resistance rated

assemblies, as these breaches have been shown to be a frequent

contributor to smoke and fire spread during incidents.

Fire-resistance rated assemblies are routinely penetrated by a

wide variety of materials, such as pipes, conduits, cables,

wires, and ducts. An entire industry has been built around the

wide variety of approaches that must be used to maintain the

required rating at a penetration. It is not a simple issue of

just filling up the hole -- the level of fire resistance

required, the type of materials the assembly is constructed of,

the specific size and type of material penetrating the assembly,

and the size of the space between the penetrating item and the

assembly each factor into determining the appropriate fire

stopping method.

6. Forced building entry would grant persons unfamiliar

with a building the authority to significantly compromise the

integrity of fire-resistance rated assemblies. Persons

unfamiliar with the specific construction of a particular

building would be unable to accurately assess the types of

assemblies they were penetrating, would be unable to determine

the appropriate hourly rating, and would therefore be unable to
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